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EXECUTIVE SUMMARY

Introduction

Neighborhood Planning Unit-S is a collection of three neighborhoods in south-
west Atlanta adjacent to the historic West End community and the incorporated City of
East Point. The three neighborhoods, Oakland City, Cascade Avenue, and Venetian
Hills are bordered by the West End neighborhood to the north and the Fort McPherson
military installation to the south. The Norfolk Southern rail corridor is the eastern
boundary and Central Villa and the Adams Park neighborhood are the western
boundary. The Cascade Neighborhood Organization, Eastwood Community Club,
Eastridge Neighborhood Watch and Coalition of Concerned Citizens in NPU-S
represent Cascade Avenue. Bush Mountain Community Organization, Richland Hills
Community Club, West End Garden Community, Society 30310, and the Oakland City
Community Organization represent Oakland City. Venetian Hills is represented by
Neighbors Helping Neighbors / Willowbrook Estates, Eastridge Neighborhood Watch,
and the Westridge / Sandtown Community Organization.

Residential housing design in NPU-S varies. Venetian Hills is developed with
modest one-story brick and wood-frame homes built after World War Il. The Cascade
Avenue community shares similar housing styles with a large number of one- and two-
story brick ranch homes built during the 1930’s and 1940’s. Townhome development is
limited to Belmont Hills, a sixty-unit complex located in the middle of the Cascade
Avenue community. The housing stock in both Cascade Avenue and Venetian Hills is
primarily single family residential. Oakland City, however, is divided into two distinct
residential areas, with one-story frame houses in the western half of the community and
a mixture of duplexes and brick (six to ten unit) multifamily apartments of modest
design in the east. Multifamily land use is particularly prominent along Donnelly Avenue,
Campbellton Road, Peoples Street, and Princess Street. NPU-S is a community in
transition. Nearly 60% of the housing stock is owner-occupied with the rates for home
ownership steadily rising. The community’s residents are relatively affluent African
Americans (99%) with “middle-class” incomes. Less than one-fifth (19%) of NPU-S’
current population lives below the poverty level compared to the city’s average of 30%.

The year 2000 decennial census reports the population of NPU-S to be 13,351.
In the previous census (1990), the total population was 13,643, a decline of 2.2%.
Since 1960, the population of NPU-S dropped by 5,908 persons, a drop of 57%. The
percent decline from 1970 to 1980 and 1980 to 1990 equaled 37.8% and 46.9%,
respectively. Nearly 30% of the community’s residents (3,952) are children under the
age of 18. Eight percent of NPU-S’s population (1,039) is over 65 years of age.

The 292-person drop in the population of NPU-S between 1990 and 2000
signals relative stability and a leveling off from the steeper declines of the 70’s and 80’s.
NPU-S is located in an area of Atlanta that is receiving renewed development attention.
Its location is near the burgeoning middle- and upper-income neighborhoods of
Southwest Atlanta. The NPU-S neighborhoods are within easy access to retail services

5



on the Cascade Road district at 1-285, the West End and Greenbrier Mall, public
transportation with the Oakland City and Fort McPherson MARTA Stations, and public
parks including the John A. White, Oakland City, and Adams Parks.

The combination of the location of NPU-S and the needs that residents have for
standard housing present opportunities for community sponsored development. The
need for general improvements to the local infrastructure, rehabilitation for substandard
housing stock and the availability of inexpensive residential land and commercially
zoned property present opportunities for affordable housing initiatives and community
sponsored improvements to neighborhood commercial services. These needs and
potentials have recently been addressed by local civic leaders, elected officials and by
neighborhood residents who have participated in community meetings that have
defined, developed and endorsed recommendations contained in this land use plan.

Land Use

The NPU-S Land Use Plan supports new community sponsored initiatives that
address comprehensive approaches to housing conservation and development,
transportation, and neighborhood commercial development. The following is a summary
of recommended land use goals and objectives that have been endorsed by the NPU
residents through their Neighborhood Associations.

The three neighborhoods that make up NPU-S contain 1,172 acres, 83% of
which is developed for residential use. The condition of structures in NPU-S is
generally good. NPU-S is a community in transition with the rates of home ownership
(60% owner-occupied) steadily rising. The single family housing that is both owner
occupied and renter occupied are generally well maintained. However, one hundred
eight-five (185) or (4.5%), of all units are substandard and in need of extensive exterior
repair. Additionally, many of the 542 parcels scattered through out the NPU once
contained housing and no longer do. Declining supply after demolitions or burnouts
paralleled the declining demand i.e. population levels during the 70’s, 80’s and 90’s.

No new market pressures for land use changes or density changes on any large
scale are present. Current land use trends in NPU-S are to maintain and conserve
existing uses. Recommended changes are small in scale and include:

¢ Some commercial buildings on the eastern side of Lee Street that may support
conversion to loft or neighborhood commercial uses.

e The commercial node at Cascade and Beecher can support higher density /
mixed use “neighborhood commercial” development if parking can be secured

e Several sites on Campbellton Road across of the Oakland City MARTA Station
could support low-density townhome or multifamily developments at higher
densities than currently allowed.

o Peeples Street in Oakland City contains sites conducive to townhome or
multifamily densities



The consensus sentiment expressed by NPU-S residents is to conserve existing
structures through rehabilitation incentives, code enforcement and design criteria. The
great majority of the NPU’s housing is maintained to high standards. Market data for
sales and value assessments from Fulton County confirm recent trends of stable and
appreciating market conditions for single-family housing. These trends reverse a thirty-
year cycle of decline, population loss and resale instability partially created by the total
transition in the racial make up all the three neighborhoods.

Blighted conditions caused by poor maintenance exist in NPU-S at focal points
on Lee Street, and commercial structures at Cascade and Beecher and at Oakland
Drive in the Bush Mountain area. Addressing the blight through public/private
partnership intervention and though promotion of marketing opportunities in the trade
area is a priority for the NPU. Housing code violations such as illegal rooming house
conversions and zoning violations such as illegal single-family conversions to day care
and other commercial or nonresidential uses also contribute to neighborhood blight.

Residential vacancies, vacant lots, housing and zoning code violations become
land use issues when poor maintenance of vacant lots occurs, when health safety
hazard are present due to vacant buildings being left unsecured or when structures are
illegally subdivided. Growth and conservation of existing land uses will be suppressed if
hazards and blight are allowed to occur or to continue. Residents of NPU-S are
resolved to continued rigorous enforcement of code standards and the promotion of
incentives that can accelerate development and high levels of maintenance.

Housing

Conservation of single-family residential housing is the primary goal for NPU-S
and part of attaining that goal includes accelerating new single-family development on
102 of the 542 vacant and undeveloped parcels that are scattered throughout these
neighborhoods. These 102 parcels are vacant and contain no barriers to development.
While these parcels can easily accommodate new residential homes, developing the
units individually often is not cost effective. Lacking economy of scale, the costs for
individual “spec” housing and related security during construction are frequent reasons
why small contractors shun scattered site development. The reality of these barriers
can be addressed through appropriate incentives and subsidies that can support new
development and create cost effective development. Despite these barriers, new
construction and extensive home improvements are widely evident in the NPU.

The presence of inexpensive and tax delinquent land can be an asset for
affordable housing development and for public private partnerships that can utilize the
470 tax delinquent parcels in the community for single-family development. Ultilization
of the Fulton/Atlanta Land Bank Authority and partnerships with nonprofit developers
will be required to accelerate the development of scattered vacant parcels in the NPU.

One hundred forty-five (145) single family homes in NPU-S are substandard and
need extensive repair. An additional six multifamily developments are substandard and
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need repair. Rehabilitation projects can support incentives for homeownership,
cooperative housing and counseling to diminish predatory lending practices that target
homeowners — typically senior citizen homeowners in need of repair assistance.

Community Parks and Neighborhood Beautification

Oakland City Park and John A. White Park are major community assets that are
heavily used both by residents of NPU-S and visitors to the community. NPU-S
residents support high levels of maintenance for the two park facilities. Maintenance
levels should preserve the quality of the land and facilities and expand their use. NPU-S
recommends the following improvements be made to these facilities:

¢ Walking trail development for seniors at John A. White Park.

Walking trail development for seniors beginning at Barbara McCoy Park and
extending towards the Arkwright Elementary School.

e Landscaping and improvements along the Cascade Avenue boundary of John A.
White Park.

Landscaping and improvements for Peggie Quick Park.

¢ Development of vacant parcels at intersection of Campbellton Road and
Willowbrook Drive for use as community park.

e Development of vacant parcels on Avon Avenue, Willow Trail, and Lockwood
Drive adjacent to the Arkwright Elementary School for uses as additional
recreational area for Barbara McCoy Park.

e Development of vacant parcels on Oakland Terrace adjacent to the northern
boundary of Oakland City Park for uses as additional recreational area.

¢ Renovation and reopening of the community swimming pools at Oakland City
Park and John A. White Park.

Community Green Spaces should be encouraged on vacant lots to control
erosion, to utilize parcels that cannot support housing development, and to provide
areas of natural beauty. Six parcels could accommodate new open space / park sites.
These parcels average 40 to 50 feet wide and 100 feet in depth, are in areas that lie
below street level and could support use as community / pocket parks. Recommended
sites include:

Oakland Drive @ Campbellton Road
Oakland Drive @ Avon Avenue
Oakland Drive @ Merrill Avenue
Violet Street @ Plaza Avenue

Avon Avenue @ Elizabeth Avenue
Venetian Avenue @ Cahaba Drive



There is a large 1.79-acre vacant lot at the corner of Donnelly Avenue and
Peeples Street. A portion of that property lies below street level. The NPU recommends
that this parcel be developed as a park and recreational area to be used by both the
community and the Boys and Girls Club located on Donnelly Avenue. The estimated
cost for developing all of the proposed parks requested by NPU-S ranges from
$600,000 to $1.2 million.

The presence of junk cars is a frequent issue for NPU-S residents. Over 42 junk
cars were observed during a survey of conditions initiated in September 2004. All
sighted junk cars in violation of City code and contribute to general blighted look of front
facades of the dwellings where they are parked. Municipal junk car ordinances should
be rigorously enforced in the NPU.



Sidewalks and Pedestrian Safety

NPU-S has a concern about pedestrian safety due to increases in traffic volume
and congestion increases. (Map 1) NPU-S recommends the 2005 CDP include the
construction and / or replacement of sidewalks along the following streets:

¢ Within the Oakland City TOD development to improve pedestrian access and
circulation (Dorsey Avenue and Brewster Street) (SS-1, 2000 ft)

e Allegheny from Cascade Avenue to Donnelly Avenue (SS-19, 3600 ft)

e Arlington from Lee Street to Oakland Drive (SS-20, 3550 ft)

e Avon from Lee to Cascade (SS-2, 16800 ft)

e Cahaba from Sandtown to Venetian (SS-18, 2800 ft)

e Dover from Bridges Avenue to Plaza Avenue (SS-8, 1100 ft)

e Ewing from Oakland Drive to Hall Street (SS-10, 1200 ft)

e Hall from Donnelly Avenue to Merrill Avenue (SS-12, 2250 ft)

e Ladd from Dover Street to Oakland Drive (SS-11, 1900 ft)

e Lawton from Lee Street to Donnelly Avenue (SS-5, 5200 ft)

e Loma Linda from Bridges Avenue to Plaza Avenue (SS-7, 1100 ft)

e Merrill from Oakland Drive to Lawton Street (SS-13, 2250 ft)

¢ Montreat from Oakland Drive to Hall Street (SS-9, 850 ft)

e Pinehurst Terrace from Allegheny Street to Montreat Avenue (SS-15, 4100 ft)

e Princess from Avon to Oakland Lane (SS-3, 1900 ft)

¢ Richland from Westmont Road to Lawton Street (SS-4, 2200 ft)

¢ Rochelle from Richland Road to Copeland Street (SS-14 3700 ft)

e Violet from Bridges Avenue to Plaza Avenue (SS-6, 1100 ft)

e Westboro Drive from Gaston Street to Oakland Drive (SS-16, 5400 ft)

e Wilmington from Oakland Drive to Princess Avenue (SS-17, 1200 ft)

10



Map 1 Sidewalk and Traffic Improvements

ey Existing Parks
Transportation Improvements
Major Street Improvements
Sidewalk Installation
Paving / New Roads
Traffic Calming
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Transportation and Traffic Controls

NPU-S residents are increasingly concerned about the speed and flow of traffic
through the community. Donnelly Avenue, which connects Lee Street and Cascade
Avenue, is used as an arterial road for tractor-trailers attempting to access the interstate
highways. Campbellton Road, as well as Cascade Avenue, receives heavy traffic
seeking easy access to Interstate 285, the industrial corridor along Lee Street and the
rail corridor. Traffic control systems at the following locations are recommended.

Venetian Drive, an east-west corridor that runs through the Ridgewood Hills,
Westridge Heights and Venetian Hills communities, has three problematic intersections
that have been the site of several accidents in the past five years. Venetian Drive is the
primary route to reach Venetian Elementary School. Traffic control measures to include
stop lights and four-way stops at the following intersections are recommended:

e Four-way Stop at Venetian Drive and Westridge Drive

e Three-way Stop at Venetian Drive and Graymont Drive

e Reconstruction of intersection of Venetian Drive at Sandtown Road and
Sarah Harding Drive to include the installation of traffic signals.

Sandtown Road, which runs through the Utoy Hills, Westridge Heights, and
Central Villa communities, is a street that is known to have excessive speeding and a
difficult intersection with Cascade Road. Recommended improvements include:

¢ |Installation of speed humps along Sandtown Road.

e Four-way Stop at Sandtown Road and Central Villa.

e Reconstruction of intersection of Sandtown Road, Cascade Road, and
Pollard Drive and the use of one-way streets, traffic signals and/or the
development of a traffic circle.

Additional recommended traffic quieting priorities include:

Traffic signals at the intersection of Beecher Street @ Rochelle Street.

A four-way stop at the intersection of Pineview Terrace and Westmont Road.

Speed bumps along Cahaba Drive between Eastridge Road and Avon Avenue.

Speed bumps along Oglethorpe Avenue between Cascade Avenue and Donnelly

Avenue.

Speed bumps along Kenilworth Drive between Avon Avenue and Venetian Drive.

Speed bumps along Oakland Drive between Donnelly Avenue and Campbellton

Road.

e Speed bumps along Eastridge Road between Cascade Avenue and Westridge
Road.

e Tractor-trailers should be prohibited from using Oakland Drive and Avon Avenue

as access routes for through traffic.
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The intersection of Cascade Avenue with Beecher Street and Westmont Road
requires enhancements to improve traffic flow and reduce the possibility of pedestrian
and vehicular accidents in the area. This five-way intersection is in the center of a
blighted commercial node. As part of an effort to create a Cascade Avenue Commercial
Corridor Improvement Program, the flow of traffic through the intersection can be
improved by developing off-street parking sites, and the installation of improved traffic
signals (left turn signals). In addition, new sidewalks extending from the Cascade /
Beecher intersection westward towards the intersection of Cascade Avenue and
Central Villa should be installed for pedestrian access within the community and act as
a linkage with John A. White Park.

The NPU-S community strongly promotes the installation of traffic control
systems that will reduce the speeds of thru-traffic and decrease the number of
pedestrian injuries and fatalities. Paving improvements are needed on four unpaved
streets at Brewster Street, Dorsey Street, Tucker Avenue and Cahaba Drive. The
paving of these streets is recommended to be a priority in the CDP. Map 1 shows the
locations of the improvements.

Environmental Hazards and lllegal Dumping

The hilly terrain of NPU-S, along with numerous vacant lots and dead-end
streets, create opportunities for illegal dumping. Construction debris, tires, and garbage
present health hazards to the community. There is a high probability that some of
these dumpsites contain toxic waste. (See Map 2) This problem is most prevalent in the
Bush Mountain community in central Oakland City. Many of the Bush Mountain sites
are adjacent to abandoned or dilapidated buildings. NPU-S residents continue to police
illegal dumpsites in their community in cooperation with the Public Works Department
and desire additional municipal clean-up support that includes:

Coordination with the City’s Brownfield Initiative to identify sites for remediation.
Placing “No Dumping” signs are clearly placed at the defined dump locations and
that the local authorities strictly enforce fines.

e Testing sites suspected of illegal toxic waste dumping and soil contamination.

e Eleven identified illegal dumping sites should be cleared of debris.
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Figure 1 Identification of Brownfields and Environmental Hazards
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In December 2004, NPU-S had identified the following areas for trash and debris
removal. Locations are shown on Map 2:

Murphy Avenue along the CSXrail corridor | 1444 —1448 Avon Avenue

Lee Street along the rail corridor Donnelly Ave @ Peeples Street

986 Oakland Drive Brewster Str @ Campbellton Rd

956 Oakland Drive Tucker Avenue @ Lee Street

1071 Lee Street Gaston Street (dead-end)
Montreat Avenue (dead-end)

The estimated costs for testing the soil for possible toxic contaminants at all
suspected illegal dumpsites range from $5,000 to $25,000 per site. The estimated
costs for removing debris and garbage from all illegal dumpsites range from $500 to
$2500 per site. The total estimated cost for the remediation of illegal dumpsites in
NPU-S is between $60,000 and $300,000.

Environmental assessments of NPU S past land use reveal possible ground
contamination hazards due to coal and oil businesses established along the Lee Street
/ Norfolk Southern railroad and spur locations off of the main Norfolk Southern Line.
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Twenty-six in ground tanks owned and developed by Oil Companies are defined
by Sanborn Insurance maps for 1941 — amended into the early 1950’s — in the section
of NPU S lying east of Lee Street adjacent to the old location of the State Farmers
Market. These tanks were owned and operated by the Wolford Oil Company, Galena
Signal Oil Company and the Hugley Oil Company.

These and other locations that may contain contaminated soil in need of
abatement are defined on Figure 1 and include two dry cleaners that had underground
tanks and have long discontinued service on Donnelly and Lee Street. Four gas
stations on the west side of Lee Street had underground tanks in the 1940’s and two of
these now abandoned stations at Arlington and Lee Streets had 12 underground tanks.

Storm Water Drainage Infrastructure

During periods of heavy rainfall, several locations within NPU-S experience
flooding that affects the flow of traffic through the community and causes property
damage to homes and businesses. (See Map 2) Much of the flooding is due to the
antiquated condition of the storm water drainage system. The maijority of the flooding
and locations that need drainage improvements are in the Bush Mountain community.
The Oakland Drive thoroughfare also experiences flooding and inadequate drainage.
Flooding occurs at 1130 Oakland Drive, 1144 Oakland Drive, 1124 Oakland Drive and
1364 Plaza Avenue (near Oakland Drive) after light rainfall. Flooding continues despite
the recent completion of the Utoy Creek Sewer Separation Project. After moderate
precipitation, water will pool on Oakland Drive near Merrill Street in Bush Mountain, the
intersection of Kenmore Avenue and Chatham Street, and at the Arkwright Elementary
School play area near Lockwood Avenue. Drainage improvements are needed at the
following locations:

Lee Street / Campbellton Road (D-1)

Oakland Drive -- along Oakland Drive intersections at Wilmington, Violet, Plaza
Drive and properties located at 1130, 1144 & 1124 Oakland Drive (D-2)

Venetian Hills -- Develop drainage trenches along Elizabeth Avenue, Graymont
Avenue, Avon Avenue and Ladd Street to control erosion (D-3)

Bush Mountain -- Repair stormwater and sewage drains at 1364 Plaza Avenue,
1293 Richland Drive, 1533 Pineview Terrace(D-4)

John A White Park -- Repair stormwater and sewage drains along Cascade Avenue
in and around White Park (D-5)

Sandtown Road -- Repair stormwater and sewage drains along Sandtown Road at
intersection with Venetian Road and Westridge Drive(D-6)
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Map 2 Topography and Environmental Hazards
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Commercial Node Development

Fifty-seven local businesses are located along, Campbellton Road, Lee Street
and Cascade Avenue, the three most heavily traveled thoroughfares in NPU-S. The
neighborhood currently has retail services principally along its exterior boundaries
(Campbellton Road, Lee Street) with the exception of modest and poor quality mom
and pop convenience stores on Cascade Avenue and Oakland Drive. Auto parts
dealerships and auto repair businesses are most prevalent commercial categories
along the major arterial roads in NPU-S. Financial and banking services are limited to
check cashing services in scattered convenience stores and automated teller machines
(Wachovia, Bank of America) on the outskirts of NPU-S.

The Kroger Citi-Center located at Cascade and Donnelly Avenues is the primary
grocery store servicing NPU-S and, with 20,000 square feet of additional retail space
including an in-store Bank of America branch, acts as an anchor for other small retail
services (barbershop, video store, apparel). Other retail businesses including an Eckerd
drugstore, an Auto Zone parts store, and several fast food outlets are nearby.
Campbellton Plaza, (Campbellton Road at Delowe Drive) a medium-sized shopping
center provides discount retail businesses (Maxway, Super Giant Foods, CVS). Lee
Street and Campbellton Road have scattered retail stores although 45% of the
commercial space is currently vacant.

Limited retail services inside the NPU that include a gasoline/convenience
stores, beer/wine package stores, small family-owned restaurants, auto repair shops
and local beauty /barber shops. Recent initiatives such as the Oakland City —
Lakewood Livable Centers Initiative (LCI) have projected the possible addition of
100,000 square feet of new retail services could be developed along the Lee Street and
Campbellton Road corridors. NPU-S seeks to promote the marketing of new and
expanded neighborhood commercial uses along Cascade Avenue, Lee Street, and
Campbellton Road.

A priority concern for the northern section of the NPU-S community is the
beautification and redevelopment of the commercial/retail node at the intersection of
Cascade Avenue and Beecher Street. This blighted area contains six vacant store-
fronts and many of the facades are in substandard or deteriorated condition. This
commercial node is included in the City of Atlanta’s Community Development Impact
Area. A Commercial Development Impact Area allows for discretionary impact fee
exemptions. NPU-S has requested that the CDP include the creation of a Cascade
Avenue Commercial Corridor Improvement Program to accomplish the following:

o Establish a Business Improvement Loan Fund District dedicated to local retailers
and improvements to their businesses.

e Adopt local design standards that would enhance the identity of the retail
community.
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e Improve the pedestrian access by in the Cascade/Beecher commercial node by
developing and improving sidewalks and streetscapes.

e Establish a Neighborhood Commercial Zoning District for the Cascade/Beecher
commercial node that can promote new high quality retail services for the area.

Historic Preservation

The Oakland City and Cascade Avenue communities contain 64 structures that
were built before the end of World War Il. Several streets have numerous residential
structures that were constructed in the 1920’s. The 2005 CDP recommends
preservation of the character of historic dwellings in NPU-S through:

e The establishment of the Oakland City and Westview/Cascade Avenue Historic
Districts.

e Preservation of historic dwellings along Lawton Avenue, Arlington Avenue, Avon
Avenue, Princess Street, Donnelly Avenue, Westboro Road, Allegheny Street,
Cascade Avenue, Ewing Place, Montreat Avenue, Indale Place, Oakland
Terrace, Copeland Avenue, Oglethorpe Avenue, and Cascade Place.

e The establishment of criteria and standards that promote high levels of
maintenance and attractive design for all residential structures in NPU-S.

Zoning

The Bush Mountain section of Oakland City and a few parcels along the eastern
side of Oakland Drive north of Arlington Avenue (currently zoned I-1 and C-1) are
blighted and should be rezoned to prevent commercial and light industrial uses that are
incompatible with adjacent residential properties. Rezoning priorities include:

¢ Rezone 1060 Oakland Drive and 1060 (rear) Oakland Drive from I-1 to R-5.
e Rezone 986, 992, 1001, and 1004 Oakland Drive from C-1 to R-5.

e Establish a Neighborhood Commercial Zoning District for the Cascade/Beecher
commercial node to improve retail services to the area.

e Establish a Mixed Residential Commercial Zoning District for the Lee Street
Corridor to promote affordable housing and retail services for the area.

¢ Monitor and enforce ordinances concerning the occupancy and condition of
boardinghouses.

e Monitor and enforce ordinances governing the posting and removal of signs
along public right-of-ways.
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Map 3 Current Zoning
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SOCIO-ECONOMIC PROFILE

Population and race information for 1960 to 2000 was obtained from the United
States Bureau of the Census block data. Supplementary data obtained from the
National Decision Systems — Project 2020 database uses United States Census
Bureau data special tabulations.

The NPU-S neighborhood boundaries correspond to Census Tracts 60, 61, 62,
66.02, 76.02, 80, and 81.01. NPU-S is becoming more diverse with respect to race,
income and household status.

Residential Characteristics of NPU-S Neighborhoods

Socio-economic characteristics of the NPU-S population were assessed and
compared to both the City of Atlanta and the Atlanta metropolitan region.

In 1960, Cascade Road, Venetian Hills and Oakland City had a total population
of 20,239. By 1970, the population had fallen to 17,552. In 1980, the NPU-S
neighborhoods had a total population of 13,904 and in 1990 a total population of
13,643. The decrease in NPU-S population from 1980 to 2000 was primarily due to an
18.6% decrease in population in the Cascade Road neighborhood. Venetian Hills and
Oakland City had smaller decreases in total population of 8.8% and 10.5%.

Racial transition from predominantly white communities to predominantly African
American communities accelerated in the 1970’s and 1980’s accounts for some of the
decreases in population during that period as well as smaller average household sizes.
In 1960, the racial breakdown of the three NPU-S neighborhoods was predominantly
white. Venetian Hills had the smallest number of African Americans at 2.2%, while
Cascade Road had the highest number of African Americans at 25.9% of the total
population. When all three NPU-S neighborhoods are combined, the current racial
breakdown (2000 Census) consists of 99% African American, 0.6% white and 0.3%
American Indian, Asian/Pacific Islander and others with the Hispanic population
included within all racial categories. This compares to the averages racial breakdown
for the City of Atlanta - 65% African American, 33% white and 2% American Indian and
Asian/Pacific Islanders.

In 2005, the neighborhoods of Cascade Road, Venetian Hills and Oakland City
had a greater overall number of people under the age of 25 than the City of Atlanta.
Thirty percent of NPU-S’s residential population is under the age of 14, while an
average of 22% of the City of Atlanta’s population is under the age of 14. The number
of elderly citizens is closer to the City's average. The NPU-S population aged 60 or
over was 11% while the City average is 15%.
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Figure 2 NPU-S Population by Age (2000)
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As total population numbers continues to decline in NPU-S, there has been a
corresponding decline in the number of households. In 1970, there were 2,846
households within the NPU-S neighborhoods. By 1990, the neighborhood population
increased to 4,644 households and stabilized. In 2000, there were 4,492 households in
NPU-S. The slight loss in the number of households in NPU-S is comparable to that of
the City of Atlanta over the last decade. NPU-S neighborhoods lost more than 3% of
their households while the City of Atlanta only lost 2% of its households between 1990
and 2000.

Of the housing units located in the NPU-S neighborhoods in 1980, approximately
32% were owner occupied and 68% were renter occupied. By 2000, 60% of housing
units in NPU-S were owner-occupied and 40% were renter occupied. This is a higher
number of owner occupied housing units than the City of Atlanta. The City had more
than 40% owner occupied units and 59% renter occupied units. In NPU-S, female-
headed households account for one-third of all households. This is slightly higher than
the City of Atlanta that has approximately 20% female-headed households. The Atlanta
region has a lower female-headed household count of 13%.
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The 1980 census reported the median value of owner occupied housing for
NPU-S to be $19,000. In 2001, the median home value in NPU-S increased to
$52,000. In comparison, the median value for the City of Atlanta was $45,000 and for
the Atlanta region was $49,000 in 2001. Over 90% of the housing stock in NPU-S was
built before 1970. All three neighborhoods experienced different housing construction
rates during each decade. Half of Oakland City' and Venetian Hills's housing were
constructed during the 1950's. One-fifth of their housing stock was built before 1940.
Cascade Road has experienced a more consistent level of housing construction
throughout the past decades (Figure 3).

Figure 3 NPU-S Age of Housing Units by Neighborhood
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Income

Income levels for NPU-S residents are considerably lower than the City of
Atlanta. In 1991, the median household income within the NPU-S boundaries was
approximately $25,000. This median household income is 13.3% lower than the City of
Atlanta at $28,328 and 69.3% lower than the Atlanta region at $42,325 (Figure 4). In
1991, approximately 22% of the NPU-S neighborhood households earned less than
$7,500 compared to 17% for the City of Atlanta and 7% for the Atlanta region.
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Figure 4 2000 Estimated Household Incomes for NPU-S and Atlanta Region
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Occupational Characteristics

The working population of the NPU-S neighborhoods is primarily employed in blue
collar and service jobs. Machine operators, precision production and craft employment
account for over 14% of the occupations. Administrative support accounts for
approximately 19% of the population by occupation. Service employment accounts for
nearly 23% of the population. Fifteen percent of the working population is classified as
transportation or laborer jobs (Figure 5).

Figure 5

NPU-S Occupational Characteristics
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Cascade Avenue Neighborhood

The Cascade Avenue neighborhood is located southwest of the central business
district and the West End. It is bounded on the north by Beecher Street, to the east by
Westmont Avenue, to the south by Avon Avenue, and to the west by Beecher Road and
John A. White Park.

In 1960, the Cascade Avenue neighborhood had a total population of 4,058. By
1970, the population had declined 16.0% to 3,410. However, the rate of population
decline had slowed to 0.6% by 1980 to 3,390. Between 1980 and 1990, the
neighborhood had a decrease in population of 18.6% to 2,758. The 2000 Census
population of Cascade Road is 2,479, a decrease of 12.2% from 1990. The Cascade
Road neighborhood population decreased by 36.7% in the last two decades, while
Venetian Hills rose 6.6% and Oakland City declined 25.1% in that same period.

The racial composition of the Cascade Avenue neighborhood in 1960 was 74%
white and 26% African American. By 1970, the proportion of the population that was
white dropped to 30% and African American residents made up a majority at 70%.
Between 1990 and 2000, the racial composition of the community stands at 4% white
and 96% African American.

Venetian Hills Neighborhood

The Venetian Hills neighborhood is located south of Cascade Avenue. ltis
bounded by Central Villa to the west, Epworth Street to the east, Campbellton Road to
the south and Avon Avenue to the north. Data for the Venetian Hills neighborhood is
defined in the eastern thirds of US Census Tract 76.02 and Tract 80.

The Venetian Hills neighborhood had a population of 4,925 in 1960. By 1970, the
population decreased 8.8% to 4,494. By 1980, Venetian Hills had experienced a 16.5%
decrease in population to 3,752, which was the largest decrease in population of all
three neighborhoods between 1960 and 1990. By 1990, the Venetian Hills population
began to increase 10.8% to 4,155 as the population began to reverse decades of
decline. According to the 2000 US Census, the population of Venetian Hills fell 3.5%
between 1990 and 2000 to 4,017.

In 1960, the racial composition of Venetian Hills was 98% white and 2% African
American. By 1970, the racial composition changed to 59% white and 41% African
American. During the 1980's, the Venetian Hills neighborhood had seen a decrease in
white population to 2% while the African American population increased to 97%. The
Hispanic population remained relatively constant at 1% of the area’s total population.
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Oakland City Neighborhood

The Oakland City neighborhood is located east of the Venetian Hills and
Cascade Avenue communities and north of Fort McPherson. Lee Street borders on the
east, Donnelly Avenue to the north, Westmont Avenue to the west and Campbellton
Road to the south. US Census Tract 66.02, the eastern half of Tract 61 and the
southern two-thirds of Tract 62, defines the Oakland City neighborhood.

In 1960, Oakland City had a population of 11,256. By 1970, the population
declined 14.3% to 9,648. During the 1980's, there was a 19.6% decline in Oakland
City’s population in which 7,762 residents left the community. The rate of population
decline in the Oakland City neighborhood slowed 10.5% in 1980 to 6,390 in 1990. Data
from the 2000 US Census show a 2.8% decrease in population to 6,206.

In 1960, Oakland City had a racial composition of 90% white and 9% African
American. By 1970, the percentage of whites living in the neighborhood dropped to
52% while the numbers of African Americans rose to 48%. During the 1980's, the
Oakland City neighborhood underwent racial transition from predominantly white to
African American. The white population decreased to 6% and the African American
population increased to 93%. By the 1990’s, Oakland City’s racial composition was 3%
white and 96% African American.

NPU-S LAND USE SURVEY

The Community Design Center of Atlanta (CDCA) initiated a survey of NPU-S
between July and September of 2004 to measure changes in neighborhood land use.
The presence of underutilized residential land is the principal development asset for the
community. Most vacant land in NPU-S was previously residential property. Vacant land
provides fresh opportunities for new residential redevelopment and revitalization.

Land Use Analysis 2004

The land use analysis measures the amount, location, and use of all property in
NPU-S. Table 1 lists the number of vacant parcels and the relative distribution of
commercial and residential land use by parcels and total neighborhood acreage. Land
Use measures in NPU-S include:

¢ Residential land consists of 82.7% of total land and 59.5% of the parcels.

e Vacant land consists of 10.6% of total land and 30.5% of the parcels.

e Commercial and non-residential land uses 6.7% of NPU-S’ land but makes
up only 10.0% of the parcels due to average sizes of commercial parcels
being larger than residential parcels.

Different land uses in the area were surveyed and recorded as part of the survey
to identify housing conditions. Vacant land was inventoried and assessments of
conditions for all improved property were made. This survey information is cataloged
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and mapped to define current land use and development opportunities for parks,
housing and commercial businesses.

Table 1 NPU-S Land Uses Survey Condensed Categories

2004 Land Use Description Parcels % of Total Parcels
Vacant Land 542 10.6%

Residential Land 4217 82.7%

Commercial / Non-Residential Land | 341 6.7%

Totals 5100 100.0%

Table 2 lists the types of non-residential uses in the NPU. Uses include
manufacturing, wholesale and retail trade, religious and educational services,
neighborhood commercial and other non-residential uses. NPU-S desires to preserve
and expand commercial services. The Campbellton and Cascade Avenue corridors
could serve the residents of Southwest Atlanta with a range of new services that create
new job opportunities. MARTA can serve as an important stimulant to development on
parcels near the Oakland City station. Other under-developed commercial development
opportunities are present at several commercially zoned parcels near the Beecher
Street and Cascade Road intersection.

Table 2 NPU-S Land Uses 2004 CDCA Survey Non-Residential Categories

Description Number of Parcels
Manufacturing 58
Educational 14

Religious and Educational Services | 50

Retail / Commercial 80
Other Non-Residential 139
Totals 341
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Map 4 Current Land Use
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TAX DELINQUENCY IN NPU-S COMMUNITIES

A minor portion of the residential property in NPU-S (4.6%) is tax delinquent.
Two hundred thirty-one (231) out of 5,025 parcels that make up the three
neighborhoods are tax delinquent for two years or more. Table 3 lists current land uses
and their tax status. These parcels are identified on Map 5.

Table 3 Tax Delinquency and Land Use

Land Use Total Parcels | Delinquent Percentage Delinquent *
Parcels (2 or more years)
Vacant Lots 525 167 31.8%
Industrial 38 1 2.6%
Transportation/Comm/Utilities 139 3 2.2%
Wholesale/Retail Commercial 107 7 6.5%
Religious Service 50 0 0.0%
Educational Service 14 0 0.0%
Single Family Housing 3858 51 1.3%
Duplex / Triplex Housing 274 1 0.4%
Multi-Family 20 0 0.0%

Table 3 defines 2004 delinquency rates at 2.6% for industrial parcels, 0.4% for
duplexes and triplexes, 2.2% for utility and rail properties, and 6.5% for commercial
parcels. These amounts combined account for only 5.2% of all tax delinquent property
in NPU-S. The survey identified 31.8% of vacant parcels in NPU-S as tax delinquent.
Even though NPU-S contains 51 tax delinquent single-family structures, they represent
only 1.3% of the single-family parcels in the NPU. Delinquency rates for single-family
homes could be lowered if homeowners utilized homestead exemptions. Owners of
owner-occupied housing that currently do not utilize the Homestead Exemption will be
informed of their rights and opportunities by respective Neighborhood Associations.

The problem of tax delinquency was symptomatic of a weak housing market.
Deterioration of physical conditions is accelerated when households have inadequate
incomes but also when residents and investors are prepared to abandon maintenance
and reinvestment in property. Table 4 illustrates a clear relationship between tax
delinquency and substandard structural conditions.
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Map 5 Tax Delinquency
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Table 4 Tax Delinquency and Structure Conditions (2004)

Structural Condition Total Parcel | Total Delinquent Percent of Total
Vacant Land 525 167 39.0%
Dilapidated 13 3 23.1%
Deteriorated 61 4 6.6%
Substandard 85 13 15.3%
Standard 4128 44 1.1%

The Fulton/Atlanta Land Bank Authority (LBA) holds the capacity to extinguish
back taxes on the over 231 delinquent parcels in NPU-S if sponsors agree to
development that will generate tax revenue in the future, Tax delinquent vacant land
presents the largest category of delinquent property. There were only 44 tax delinquent
standard housing units in NPU-S. Tax delinquent single-family housing has seen a
steady decline from 356 units in 2000 to 163 units in 2002 to 44 units in 2004. This
reflects gentrification and a sharp increase in housing demand. The increase in
redemptions also signals a lost opportunity to acquire property inexpensively and a
diminishing opportunity to use the LBA and the Tax Commissioner to expedite the
development of affordable housing in the NPU.

RESIDENTIAL HOUSING CONDITIONS

The CDCA survey of housing conditions in NPU-S measured levels of condition
that included: Standard, Substandard, Deteriorated, Severely Deteriorated, Dilapidated
and Vacant. Generally dilapidated means the structure should be demolished; severely
deteriorated is beyond repair, deteriorated can be rehabilitated if work were to begin
very soon, substandard has some relatively minor repair needs and standard refers to a
structure in reasonably good condition. The survey results are displayed in table 5.

Table 5 Structural Conditions (2005)

Type of Land Use Dilapidated | Deteriorated | Substandard | Standard | Total
Single Family 9 46 80 3700 3845
Multi-Family 0 0 1 21 22
Duplex 1 3 1 283 288
Commercial 2 0 24 54 80
Industrial 3 1 4 50 58

The number of standard single-family housing units in 2004 was 3700. The
survey measured 12 dilapidated units, 58 deteriorated units, and 75 substandard units.
There was only one substandard multi-family property in NPU-S out of twenty-two multi-
family properties. The remainder of the multi-family properties was standard. Out of
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288 duplex properties in NPU-S, one was dilapidated, three were deteriorated, and one
was substandard. The remaining 283 properties were standard. One atypical aspect of
housing conditions in NPU-S is that while owner occupied housing makes up only one
third of the NPU, the incidence of substandard conditions are twice as likely to be
present in owner occupied units. One hundred five (105) owner occupied units were
substandard, deteriorated or dilapidated.

Commercial and industrial parcels were assessed for conditions. In 2004, 54
commercial and 50 industrial properties were standard, 24 commercial and four
industrial parcels were substandard, one industrial parcel was deteriorated, and two
commercial and three industrial parcels were dilapidated.

THE HOUSING MARKET

Similar to many of Atlanta's inner city neighborhoods, NPU-S has seen a steady
increase of housing sales that signal a new set of problems relating to gentrification.
Portions of the NPU, most noticeably Oakland City, are burdened with tax delinquent
properties, vacant lots and substandard housing. The dismantenence that causes these
conditions has accelerated and dilapidated conditions are now a prominent
characteristic for sections of the NPU.

The amount of residential housing stock in NPU-S has minimally increased (70
units since 2000). The predominant housing type is a 2- to 3-bedroom 1300 sq ft
home. Eastern Oakland City (along Avon Avenue) and Northeast Cascade Avenue
possesses some of the oldest houses in the area, with a median year of construction
reported as 1946 as opposed to the city's median of 1958. These statistics attest to the
fact NPU-S has been experiencing a shrinking residential market. Reasons for the lack
or absence of real estate investment dollars in NPU-S include:

The high crime rate, vandalism and drug problem.

Lack of financial institutions willing to invest in the area.

Difficulty in building new homes in the area due to theft and vandalism.
High cost of renovating deteriorated housing due to structural problems

The NPU-S housing market has experienced a gradual increase in activity for the
past five years. The analysis involved research into past housing sales and appraised
property values. Data collected for single family housing sales was derived from the
TRW Real Estate Data Inc., a national real estate listing firm which issues tri-annual
reports on all housing transactions by state, city, district, land lot and address. The data
collected for this report covers five years between 2000 and 2004.

Single Family Housing Market

Real estate transfer data for single-family properties in NPU-S identifies trends
where the number of sales have nearly tripled between 2000 (139) and 2003 (358).
Typical housing in NPU-S are single family, 2 bedroom bungalow units with an average
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size of 1300 square feet. Single-family homes have sold for an average price of
$119,231 between 2000 and 2004. (Tables 6 and 7)

Table 6 Average Sales Price and Square Footage
Year # of Sales Avg. Price Avg. Size (s.f.)
2000 139 $ 76,154 1387
2001 156 $ 94,968 1286
2002 222 $114,546 1329
2003 358 $133,608 1320
2004 * 282 $138,345 1245

00-"04 Avg $119,231 1307

Source: TRW REDI 2000-2004

* Partial Year

Table 7 Housing Sales by Neighborhood

. # of Median # of Median # of Median # of Median # of Median

Neighborhood Sales Sales Sales Sales Sales Sales Sales Sales Sales Sales

(2000) | (2000) | (2001) | (2001) (2002) | (2002) | (2003) | (2003) | (2004) | (2004)
Venetian Hills 42 73,055 50 99,810 75 90,010 113 | 118,160 83 121,830
Oakland City 64 67,020 82 81,775 112 127,220 | 179 | 135,775 | 160 | 144,535
Cascade Ave 33 97,115 24 129,270 35 126,570 66 156,570 39 146,500
Overall 139 76,154 156 94,968 222 114,546 | 358 | 133,608 | 282 138,345

Source: TRW REDI 2000-2004 * Partial Year

Sales data indicates a dramatic increase in the average sales price for housing
between 2000 ($76,154) and 2004 ($138,345). Oakland City, the largest neighborhood
in the NPU, had the highest number of property sales in 2003 with 179 transactions.
However, Cascade Avenue, the smallest neighborhood in the NPU, recorded 66
transactions.

The NPU-S Rental Housing and Apartment Market

Rental housing does not play a major role in the NPU-S housing market except
in Oakland City. Both Cascade Avenue and Venetian Hills have only one multi-family
development each and a few scattered duplexes. The largest concentration of multi-
family developments lies in eastern Oakland City between Oakland Drive and Lee
Street. In 1998, over 60% of the housing market was rental housing. Rents are low in
comparison to many neighboring communities to City averages. However, they are not
the lowest. Average rental rates in NPU-S represent a significant burden on renters. In
1999, average rent costs made up over 35% of household income for almost half of the
area residents. Table 8 lists a survey of the average 2001 rental rates.
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Table 8 Monthly Rental Rates (2001)

Unit Type Average Monthly Rent
Efficiency $ 230
1 Bedroom $ 350
2 Bedroom $ 475

Table 9 Multi Family Housing Status Occupancy

Status Number of Lots Number of Units | Percentage of Total
Partially Occupied 1 21 8%
Occupied 15 246 92%

Total 16 267 100.0%

Of the entire multi-family housing supply in NPU-S, only 8% are vacant or
partially occupied. This percentage includes vacant or dilapidated duplexes and
temporarily vacant apartment units. These vacancy rates suggest potential for the
redevelopment of the area's current multi-family housing stock. New construction /
redevelopment and rehabilitation of multi-family housing will likely require development
on a lot by lot basis due to the scattered locations of sub standard structures.

Rooming Houses / Personal Care Homes

Ten houses have been identified as illegal rooming houses with six clustered on
Cascade Avenue at Beecher Street. These homes violate zoning that allows for only
six unrelated individuals to an appropriately sized — 3 bedroom house. Houses that
exceed six people or that have individual locks on doors an individual mail boxes are
required to acquire appropriate zoning. Twelve personal care homes serve the area.
The local personal care homes are licensed by the State and have appropriate zoning
for institutional use. Map 7 defines locations of personal care homes and rooming
houses.

Housing Recommendations

NPU-S is a predominantly single-family residential community. Conventional
wisdom holds that single-family housing is difficult to efficiently maintain as rental
housing. Maintenance for scattered site single-family units is generally held to be too
costly and frequently a signal that housing markets are weak. NPU-S has very low
rates of homeownership. Currently only one third of the community is owner occupied.
Incentives for homeownership that include down payment assistance and below market
interest rates mortgage assistance can support higher levels of homeownership.
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NPU-S also is atypical of Atlanta neighborhoods in that 60% of the substandard
houses in NPU-S are owner occupied. In NPU-S owner occupied single family homes
are much more likely to be substandard than rental units even though there are twice as
many single family dwellings that are rental property. Out of the 175 units surveyed to
be substandard, 105 were owner occupied. Information and sponsorship of
rehabilitation programs that focus on owner occupied units can address the need for
maintenance and rehabilitation. It is a safe assumption that these owners are elderly
and have low incomes. Seniors and low-income owners are the targets for predatory
lenders seeking to promote usurious rehabilitation loans designed to create default and
foreclosure.

Because tax delinquency continues to be pervasive, particularly in the Oakland
City neighborhood, the acquisition of tax delinquent property remains a potentially
powerful redevelopment tool. Tax delinquent parcels with clouded titles can be cleaned
of barriers to their transfer and development through the LBA and Tax Commissioners
office processes. NPU-Support to private for profit and nonprofit development in
partnership with the LBA can accelerate the conversion of delinquent properties from a
problem to an opportunity. The greatest opportunity of development in NPU-S rests
with the 542 vacant parcels that are scattered through out the community. Two
hundred eight (208) of these are tax delinquent in 2000 and offer the opportunity for
development at substantially discounted land costs.

Residents need to be made aware of the availability of counseling services so
that when problems meeting mortgage obligations occur, those problems can be
attacked before it is too late to maintain ownership. Neighborhood Associations, area
churches, and non-profit housing counseling services provide counseling help that can
support the distribution of information that can help residents to avoid loan default and
eviction and to promote informed consumer decisions.

Housing goals that assist NPU-S to maintain its residential character include:

1. Preservation of existing housing stock.

2. Promotion of rehabilitation targeted to substandard residential structures.

3 Development of new residential construction on vacant residential
property in targeted development areas.

4. Promote lending programs that support affordable house ownership
opportunities.
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Map 6 Personal Care Homes / Rooming Houses
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RECOMMENDED PROPERTY ACQUISITION AND DISPOSITION

Proposed redevelopment sites in NPU-S that are designated for affordable
housing are defined in Map 6. The proposed sub-area sites support the NPU’s adopted
housing goals that promote large-scale preservation and improvements to all vacant
and substandard properties in the neighborhood. Criteria for acquisition include all
obsolete industrial property, parcels that abut and include the rail corridor, and open
storage lots inconsistent with NPU-S' residential environment.

Development Specific Sub-Areas

Development specific sub-areas within NPU-S targeted for acquisition are listed
in Tables 10 and 11, and Map 6. Separate issues relating to topography, nonresidential
uses, historic sections of Oakland City and Cascade Avenue, and abandoned housing
in substandard or deteriorated condition define each sub-area. Development teams in
each of the sub-areas will include investors and current property owners, neighborhood
community development corporations, nonprofit developers, Atlanta Development
Authority as well as non-profit equity funds e.g. the Atlanta Neighborhood Development
Partnership and the Enterprise Foundation.

Table 10 Land Acquisition Cost by Project

Project Name No. of Parcels | No. of Tax Delinquent Acquisition Cost
Parcels
Bush Mountain Project 34 20 $176,000
Eastern Oakland City Project 40 21 $184,000
Oakland City MARTA Station 42 21 $134,000
Area
116 62 $753,000

The Bush Mountain Project involves supporting the efforts of Habitat for
Humanity to develop affordable housing on vacant parcels within an overlooked portion
of the Oakland City neighborhood. Bush Mountain is an extremely hilly community
located in the heart of Oakland City. The community contains several substandard
homes and duplexes that are offset by the introduction of new single-family infill
developed by Habitat for Humanity. Ten units can be developed with this study area.
In addition, there are seven vacant single-family homes that can be renovated for use
by residents seeking affordable housing.

36




Map 7 Development Opportunities in NPU-S
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The Eastern Oakland City Project area is located between Lee Street, Donnelly
Avenue, Peeples Street, and Avon Avenue. This area has the largest percentage of
pre-1950 housing units in NPU-S, has a number of scattered vacant lots. Lee Street is
a commercial / industrial corridor dominated by warehouses, two convenience/gas
stations and used car lots. The eastern side of the street is dominated by the presence
of the MARTA and Central of Georgia rail corridor. Although there has been an
increase in single-family renovation by new homeowners and prospective developers, a
program to encourage affordable infill housing should be supported.

The Oakland City MARTA Station project involves the development of affordable
multi-family housing on parcels north of the transit station in an area bound by
Campbellton Road, Lee Street, Oakland Drive and Oakland Terrace. Currently, the 20
lots that comprise this area are vacant parcels. With the recent trend of developing
residential / commercial communities adjacent to MARTA transit stations gaining
momentum, this project will provide an opportunity to inject an affordable housing
component into the latest development scenarios that can be considered.

Scattered Site Development Areas

Development opportunities are present in NPU-S for the rehabilitation of 45 units
of deteriorated and vacant residential property. Scattered site rehabilitation and new
construction infill development can best be accomplished through neighborhood
community development corporations and partnerships with private investors. CDCs
can market the improved units for sale; manage units as rental or lease to own property
and sponsor non-profit developers or non-profit sponsors of special needs residential
projects. Designated scattered site developments are defined on Map 7 and Table 11.

Table 11 Scattered Site Projects

Type of use Number of Units Acquisition Cost
Apartment Rehabilitation 15 $285,000

Single Family Rehabilitation 30 $935,000
Apartment New Construction 30 $64,000

Single Family New Construction 25 $129,000

Total 100 $1,413,000
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